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on  building  enterprise  I would  now  call  attention” 

The  system  of  collecting  rates  on  the  total  annual  value  of 
real  estate,  taking  land  and  buildings  together,  dates  from  long 
ago,  before  commerce  took  the  lead  of  agriculture,  and  urban 
of  rural  interests,  in  England.  When  for  the  advantage  of  the 
consumer,  and  in  the  interest  of  the  towns  and  of  trade,  the  food 
of  the  people  was  relieved  of  a large  part  of  the  taxation  it  had 
borne,  it  seems  to  have  been  overlooked,  or  not  fully  foreseen, 
that  the  houses  the  people  lived  in  were,  or  would  come  to  be, 
even  more  heavily  taxed  than  their  food  had  ever  been,  and  that 
free  internal  development  would  be  hindered  by  the  peculiar 
incidence  of  this  burthen. 

It  is  not  the  amount  levied,  but  the  plan  of  assessment,  that 
does  the  mischief.  An  alternative  and  far  better  system  would 
have  been  to  have  based  the  assessment  for  any  local  purposes 
entirely  on  ‘ site  values,’  that  is,  on  the  value  of  the  land,  for  any 
economic  purpose  whatsoever  for  which  it  may  rightly  serve,, 
whether  built  on  or  not  and  irrespective  of  the  value  of  such  buildings 
as  may  be  put  upon  it.  This  plan  is  applicable  to  rural  as  well 
as  urban  property,  and  desirable  for  both,  but  it  is  perhaps  as 
connected  with  urban  conditions  that  the  change  would  be  of 
most  importance,  and  it  is  this  aspect  of  it  alone  with  which  I 
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AN  ARGUMENT  FOR  THE  RATING  OF  SITE  VALUES. 


To  the  adverse  influence  of  the  present  svstem  of  ratine^ 
on  building  enterprise  I would  now  call  attention. 

The  system  of  collecting  rates  on  the  total  annual  value  of 
real  estate,  taking  land  and  buildings  together,  dates  from  long 
ago,  before  commerce  took  the  lead  of  agriculture,  and  urban 
of  rural  interests,  in  England.  When  for  the  advantage  of  the 
consumer,  and  in  the  interest  of  the  towns  and  of  trade,  the  food 
of  the  people  was  relieved  of  a large  part  of  the  taxation  it  had 
borne,  it  seems  to  have  been  overlooked,  or  not  fully  foreseen, 
that  the  houses  the  people  lived  in  were,  or  would  come  to  be, 
even  more  heavily  taxed  than  their  food  had  ever  been,  and  that 
free  internal  development  would  be  hindered  by  the  peculiar 
incidence  of  this  burthen. 

It  is  not  the  amount  levied,  but  the  plan  of  assessment,  that 
does  the  mischief.  An  alternative  and  far  better  system  w’ould 
have  been  to  have  based  the  assessment  for  any  local  purposes 
entirely  on  ‘ site  values,’  that  is,  on  the  value  of  the  land,  for  any 
economic  purpose  whatsoever  for  which  it  may  rightly  serve,  ^ 
W'hether  built  on  ornot  and  irrespective  of  thevalue  of  such  buildings 
as  may  be  put  upon  it.  This  plan  is  applicable  to  rural  as  well 
as  urban  property,  and  desirable  for  both,  but  it  is  perhaps  as 
connected  with  urban  conditions  that  the  change  would  be  of 
most  importance,  and  it  is  this  aspect  of  it  alone  with  which  I ^ 
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he  -e  deal.  It  is  no  question  of  town  versus  country,  or  x\c\i  versus 
poDr,  nor  of  one  class  against  another.  It  is  a question  of 
Ic  inomic  policy,  the  merits  of  which  go  far  beyond  the  facilitation 
of  urban  expansion ; but  it  concerns  in  an  especial  manner  the 
in  provement  of  the  people’s  homes. 

Rates  in  London  (190 1-2)  maybe  taken  as  about  6/8  m the^. 
Tlius,  if  we  ignore  the  allowance  made  by  the  rating  authorities 
to  cover  repairs,  according  to  the  terms  of  the  lease,  they  add 
ore-third  to  the  rental  paid  by  the  occu}>ier,  or,  put  it 
way,  they  reduce  by  one-fourth  the  amount  receivable  by  the 
o\mer.  Of  the  total  annual  value,  after  allowing  for  repairs, 
tie  owner  thus  receives  three-fourths  and  the  rate-collector 
one-fourth.  If  the  value  is  increased  or  decreased  the  same 
p oportion  holds,  and  as  the  tax  is  levied  on  the  total  value  of 

Lnd  and  buildings  together,  the  discouragement 
ic  manifest,  the  produce  of  any  fresh  capital  invested  being  taxed 
twenty-five  per  cent.  But  if  the  same  total  sum  were  levied  on 
the  basis  of  site  value  alone,  it  would  not  have  this  effect,  and 
o.vners  would  not  be  penalised,  as  they  now  are,  b>'  extra  ratin^ 
il  they  developed  their  property  by  putting  valuable  and  useful 

buildings  on  it. 

For  those  who  are  not  already  familiar  with  the  ^ 

v'ill  trv  to  make  clear  the  line  of  argument  adopted  and  the 
rroposL  that  are  founded  on  it.  The  change  advocated  is  an 
rdiustment  as  to  the  incidence  of  taxation  between  various 
t riperties,  in  accordance  with  the  proportionate  value  represented 
1 1 Lch  case  by  land  and  buildings  respectively,  borne  j 

Polders  would  suffer  while  others  would  gam.  It  is  m itself 
1 ndesirable  that  such  dislocations  should  be  caused  by  enactment, 
''his  disadvantage  would  have  to  be  reduced  to  the  minimum 
possible  and  then  weighed  against  the  general  advantage  secured. 
■;o  attack  on  property  in  general  is  involved;  nor  is  any  fresh 
<ource  of  revenue  secured.  Those  who  vvould  seek  to  turn  the 
])roposal  in  either  of  these  directions  do  it  dis-service. 

The  proposal  owes  something  to  the  theories  of  Henry 
George  but  has  suffered  in  the  public  mind  by  being  associated 
^th^ anything  so  visionary,  and  still  more  from  a similar 
association  with  Socialistic  attacks  on  private  property  in  general 
vBut  with  these  it  has  nothing  in  common.  It  is  not  even  a new 
' tax  but  only  a rearrangement  of  an  old  one.  It  is  not  likely  that 
the  total  amount  to  be  raised  will  be  any  less,  but  my  proposa  . 
not  made  in  order  to  facilitate  any  increase  m the  burthens  on 
real  estate.  The  object  is  that  the  burthens  may  press  les 
onerously  and  less  injuriously  than  is  now  the  case. 


In  London  about  two-thirds  of  the  rates  apply  uniformly  to 
the  whole  county,  while  one-third  varies  locally.  The  county 
rates  cover  the  widest  divergence  in  proportion  between  site  and 
structural  values  in  different  properties,  and  thus  afford  the  most 
marked  example.  Take  the  case  of  a county  rate  amounting  to 
i/-  in  the.;i^  on  the  total  value  as  now  assessed.  Then,  if  in  some 
parts  the  site  value  were  three-fifths  of  the  whole  or  more  ; if  in 
others  it  fell  as  low  as  one-fifth  or  less,  with  every  grade  between, 
and,  if  the  assessment  were  changed  to  one  based  on  sites  only, 
the  same  amount  would  be  raised  by  a rate  of  3/-  in  the  £.  The 
re-adjustment  might  in  such  a case  work  out  roughly  in  three 
divisions  as  follows  : — 


Present  Assessment  {based  on  value  of  Site  and  Buildings 
taken  together). 


i/150  ■ 

1 taken  as  1 

1 representing  ; 

[ 3-iSths 

j of  total  metropolitan  ) 
1 rateable  value  ) 

at  i/-  £ 7 

10 

0 

£350 

7-i5ths 

9 9 

„ i/17 

10 

0 

£250 

99 

5-i5ths 

99 

„ i/l2 

10 

0 

£750 

i5-i5ths 

£37 

10 

0 

Suggested  Assessment  (based  on  Site  Value  only). 


A /80 
B ;^I20 
C ;^'50 


( site  value  taken  1 , j of  total  rateable  1 

{ as  representing  \ 3~^S^hs  j 


7-i5ths 

5-i5ths 

i5-i5ths 


value 


} at  3/- 


> 9 


9 9 


99 


9 9 


£ 12  0 0 
£i8  0 0 

By  10  o 


AJ 


£37  10  o 


r 


a ^ 


The  various  kinds  of  property  would  all  fall  under  these 
general  heads,  and  the  total  multiplied  into  millions  vvould  retain 
the  same  proportion,  which,  however,  does  not  pretend  to  be 
more  than  the  roughest  suggestion  of  an  estimate  for  London. 
Properties  in  the  A division  vvould  incur  more  rates  in  the 
proportion  of  £y  lo  o to  £12,  and  properties  in  the  C division 
vvould  practically  reverse  this,  while  the  yet  larger  number  of 
properties  of  the  B division  would  be  hardly  affected. 


« i V 


And  if  the  adjustment  on  the  new  basis  were  applied,  as  it 
should  be,  not  only  to  county  rates  but  to  the  whole  of  the  rating, 
the  same  principle  vvould  hold,  but  with  less  divergence  in  results, 
in  accordance  with  the  more  homogeneous  character  of  smaller 
areas. 


« 
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Subject  to  this  and  some  other  incidental  modifications,  all 
in  the  direction  of  minimizing  the  differences,  there  would  be  a 
tmnsfer  of  rateable  liability  all  over  London  from  the  C class  to 
th^  A class,  or  from  the  less  developed  to  the  more  complete  y 
dtveloped  parts,  while  the  position  of  the  middle  section  would 

be  but  little  altered. 

We  may  now  consider  tlie  effect  which  this  and  the 
cl  anged  incidence  of_  rating  generally  would  have,  first  on  rents 

ai  d secondly  on  building. 

I treat  the  owners’  and  occupiers’  interests  as  one.  So  far 
a-  the  present  argument  goes,  they  are  inseparable,  and  there  is 
n)  need^to  suggest,  and  indeed  it  would  be  very  undesirable,  that 
contracts  between  them,  either  past  or  future,  should  be  in  any 
wav  interfered  wath.  As  each  contract  ended  the  rent  and  terms 

o' agreement  would  be  settled  by  bargain. 
h ffh\v  valuable  site  is  able  throw  upon  his  landlord  the  onu 
bie  extra  rate  that  will  fall  upon  it,  he  will  certainly  do  so  and 
t'  le  rental  will  be  by  so  much  reduced.  Where  the  land  value 
c miparatively  small  and  the  assessment  is  educed  m consequence^ 
e ther  owner  or  occupier  might  secure  the  benefit  In  the  long 
rin  the  owner  bears  the  burthen  and  takes  the  ^dvant^es  that 
a -company  them,  but  both  might  and  probably  w'ould  benefit  by 
?;r”e  of  building,  to  w^hich  the  policy  advocated  would 

conduce. 

Building  is  at  present  penalized.  A property  m section  (A) 

L perhis  old  and  Lt  of /epair,  but  if  the  owner  sh^^^^^^ 

' nd  by  so  doing  increase  its  anual  value  say,  Ironi  £3  > 

the  oc^cupier  wLld,  on  the  system  now  m use,  have  to  pay  not 
this  addition^  rent,  but  also  double  the  amount  of  he 
irtrmpr  ratps  This  might  be  sufficient  to  turn  the  scale,  and  the 
owner  instead  of  laying  out  fresh  capital,  will  probably  patch  up 
the  old  buildings  and  make  them  do  for  another  ten  years.  There 
;,'lfen“|ement  to  spend 

itTeff  othervvise,  the  freedom  to  invest  money  m improved 
buildings  would  gradually  become  an 
ag  behind  his  neighbours  with  impunity 

. hi„h  site  value  could  be  kept  unimproved  only  to  a small  extent, 
nd  for  a compamtively  shirt  time,  while  awaiting  its  market. 
Most  of  all  would  building  be  encouraged  wher^e  the  lan^d  which 
vns  no  bdne  put  to  use  would,  as  we  have  said,  nevertheless  be 
ubiecf  to  tlx"  sfol  site  value,  being  irrespective  of  immediate  o 
[ctL\  use,  would  be  liable  to  rating,  whether  m 
lot.  And  on  open  ground  which  may  still  be  bou„nt  ny 
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acre,  it  is  beyond  question  that  the  new^  occupier  would  secure 
the  advantage  of  a low  competitive  rent,  and  that  ground  values 
would  rise  very  slowly  if,  with  improved  means  of  communication, 
land  in  all  directions  became  available. 

In  stating  the  general  principles  of  this  measure,  it  is  not 
necessary  for  me  to  go  into  details,  as  on  all  such  points  I can 
refer  the  reader  to  the  evidence  taken  by  the  recent  Royal 
Commission  on  Local  Taxation,  and  to  the  luminous  Minority 
Report  from  which  I have  borrowed  the  whole  argument  here  put 
forward.  I should  say  also  that  in  its  main  features  it  appears  to 
have  been  set  forth,  before  the  date  of  the  Commission’s  Report, 
in  reports  addressed  to  the  London  County  Council  by  their 
assistant-valuer,  Mr.  Edgar  Harper  (now  statistical  officer  to  the 
Council),  one  of  the  principal  witnesses  heard  b}'  the  Commission. 
I am,  of  course,  only  myself  responsible  for  the  use  I make  of  this 
argument.  The  eminent  men  who  signed  this  Report"'"  did  not 
go  much  beyond  the  affirmation  of  the  principle,  suggesting  only 
its  adoption  to  a very  limited  extent.  It  must  be  admitted,  that 
without  good  cause,  any  disturbance  of  established  methods  of 
taxation,  and  consequently  of  values,  is  to  be  deprecated.  But 
in  this  case  there  is  good  cause,  and  it  may  be  fairly  remembered 
that  the  property  which  would  be  subject  to  extra  rating  is  that 
which  has  increased  so  enormously  in  value  in  recent  years, 
benefiting  in  especial  by  the  very  aggregation  of  population  and 
of  trade  that  has  caused  the  difficulties  of  the  present  urban 
situation.  Moreover,  only  at  the  extrernes  of  centre  and 
circumference  would  the  changes  of  incidence  be  stiongly 
marked  ; in  far  more  cases  they  would  not  be  serious.  If  minor 
alterations  are  disregarded,  the  assessments  in  the  division  which 
I have  called  (B)  would,  on  the  whole,  far  outweigh  (A)  and  (C) 
put  together. 

All  alike  would  benefit,  however,  if  prepared  to  take  advantage 
of  the  opportunities  of  development  which  would  offer.  It  has  been 
well  said  that  ‘ no  one  should  own  land  who  has  not  money  to 
spend  on  it.’  And  if  we  add  ‘ or  will  not  permit  others  to  spend 
money  on  it,’  this  statement  would  be  doubly  true  of  urban  hold  ings 
if  building  were  freed  from  taxation.  For  with  the  new  basis  of 
assessment  an  immediate  premium  would  be  put  on  enterprise, 


.Orel  Balfour  of  Burleigh  (Chairman)  ; J.  B.  Balfour,  Esq.  (now  Lord  Kinros.s), 
Slice  General  of  Scotland  ; Sir  Kdward  Hamilton,  Permanent  Financial 

Secielary  to  the  Treasury  ; Sir  George  H-  Murray,  K.C.P.,  Secretary  to  the  I ost  Office  , 
and  Mr,  James  Stuart. 


Lord  Justice 


6 


and  not  the  owners  of  the  land  alone  brr.  the  whole  community 
V mid  prolit.  We  have  in  our  ill-bu.lt  imperfect  towns  an 
undeveloped  estate,  of  which  we  have  hardly  begun  to  realise  the 

vi.lue. 

In  the  extension  that  may  be  foreseen,  it  may  also  be  possible 
to  find  some  mitigation  for  the  hard  case  of  those  whose  property 
ider  this  scheme  would  be  more  heav,  y rated  The  central 
c “roes  which  this  property  now  bears  would  tend  to  be  lightened ; 
t le  new  rateable  territory  would  pay  its  own  way,  and  make  an 
increased  contribution  to  the  common  purse.  Nor  would  it  seem 
i'  npossible  to  devise  a scheme  by  which  future  increase  m site 
\alues  should  be  specially  taxed.  A quinquennial  re-valuation  is 
i sual  If  the  change  of  system  here  proposed  were  made,  it 
would  provide  a point  of  departure;  and  any  excess  shown  on 
the  original  valuation  might  not  unreasonably  be  made  liable 
t3  twice  the  ordinary  rate,  so  as  to  lighten  by  so  much  the 

burthen  on  the  rest. 

Nor  is  it  to  be  supposed  that  even  after  public  opinion  has 
lecome  convinced  of  its  necessity,  so  great  and  far-reaching  a 
rhanoe  would  be  made  at  one  stroke.  Some  gradual  process 
■TOuld  probably  be  adopted.  For  instance,  if  accept^ed  in  prin- 
.dplethe  alternation  in  the  incidence  of  the  rating  might  bespread 
wer  en  years  Then  for  the  first  year  the  rates  would  be 
Tssessed  iho"-  on  site  value,  and  g-io"»  on  the  present  plan; 

■or  the  second  year,  a-io'"’  and  8-io->“,  and  ‘>11 

w'ls  attained.  Some  such  alleviation  of  the  etlect  ot  tne 
mtXn  would  be  even  more  needed  to  facilitate  the  adjustment 
nfthe  complicated  joint  interests  of  owners  and  occupiers,  than 
to  carry  inL  effect  \he  changes  of  incidence  as  between  property 

and  property. 

\ delay  of  this  kind  may  be  accepted  as  reasonable  and 
nolitic  buth  strongly  deprecate  the  adoption  of  any  plan  which 
?esfs  upon  the  addhion  to  the  existing  rates  of  a fresh  imposition 
based  o^ii  site  values ; for  this  is  to  abandon  the  true  principle  of 

the  measure. 

The  present  system  is  full  of  inequalities.  These,  as  well  as 
those  which  the  proposed  re-adjustment  would  bring,  would  tend 
o be  lessened  in  succeding  years  by  the  substitution  of  a well  for 
,11  l,Tlanred  system  and  meanwhile  the  immediate  sacrifices 
Called  t wouuf  f7;imost  entirely  on  the  centres  best  able  to 

bear  them. 
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The  suggestion  is  of  general  application,  and  if  adopted  at 
all  would  hardly  be  confined  to  London,  but  it  is  for  the  sake  of 
London  that  I now  ask  consideration  for  it.  The  needs  are 
pressing  ; some  dislocation  may  be  faced,  and  some  sacrifices  may 
be  asked,  if  by  these  means  the  evils  of  crowded  urban  life  can  be 

mitigated. 

I have  painted  these  evils  as  they  are,  having  first  sought  to 
trace  their  origin  or  their  causes,  and  to  study  the  efforts  made  to 
deal  both  with  these  causes  and  with  their  effects.  At  every  turn 
I have  been  forced  to  recognise  that  evils  driven  under  or  driven 
out  at  one  place,  reappear  at  another,  and  are  barely  kept  at  bay 
by  all  our  efforts.  I have  seen,  too,  how  the  causes  and 
consequences  of  poverty  hang  together  and  interact  for  evil,  and 
how  at  the  root  of  all  that  is  both  best  and  worst,  lies  home  life. 
To  improve  these  conditions,  engrained  as  they  are  in  charactei, 
every  effort  of  every  agency  will  still  be  needed,  but  the  task  will 
become  more  possible  if  the  standard  of  the  home  rises. 

It  may  perhaps  be  objected  that  the  effect  of  providing  better 
and  more  rapid  communication  would  be  to  foster  centralization, 
and  so  increase  the  evil  we  are  trying  to  amend.  But  in  many 
ways  it  would  have  the  opposite  result.  Wherever  a man  may  go 
to  find  his  work,  it  is  near  home  that  he  will  seek  his  pleasure, 
and  his  wife  will  find  her  shopping,  and  thus  a local  centre  is 
formed.  Such  centres  are  to  be  found  now  all  round  London, 
with  brilliant  shops,  streets  full  of  people,  churches,  and  chapels 
certainlv,  perhaps  a Town  Hall,  and  probably  a theatre.  The 
growth  of  such  local  life  in  London  during  the  past  clecade  is 
very  noticeable,  and  would  undoubtedly  pLy  3.^1  increasing  part 
in  the  greater  and  happier  London  I desire  to  see. 

Another  very  reasonable  fear  is  that  all  there  is  of  natural 
beauty  in  the  neighbourhood  of  London  will  be  swamped  by  the 
advancing  streets,  and  that  whereas  we  now  have  open  spaces,  of 
a kind,  because  held  in  this  condition  speculatively  for  a rise  in 
value,  we  shall  then  have  none;  since  the  owners,  it  may  be 
thought,  will  be  almost  obliged  to  make  their  market.  1 he 
process  will  really  be  gradual.  It  is  not  possible  that  all  the 
vacant  land  around  London  can  find  its  ultimate  use  at  once,  but 
as  large  quantities  will  come  into  the  marxet,  real  and  not 
speculative  values  will  prevail,  and  the  rates  to  be  paid  will  not 
be  very  high.  Nevertheless  there  are  dangers  in  the  rapid 
extension  of  streets  and  houses,  only  to  be  met  by  the  setting 
apart  in  advance  of  sufficient  ground  for  parks  and  open  spaces, 
carefully,  and  if  possible  nobly  planned,  for  the  needs  of  the 
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coiling  pcoplo.  This  will  b6  o.  nsc6SS3,ry  expense,  but  the  lund 
will  be  available  at  a moderate  price,  and  part  at  least  of  the  cost 
will  be  found  again  in  the  rateable  value  of  the  remainder. 


Thus  I note  these  objections  only  to  rule  them  out,  but  in 
cc  nclusion  I would  emphasize  once  more  the  point  to  which  they 
leid:  the  crying  necessity  for  forethought  and  plan  in  the 
airangement  of  our  metropolis,  with  its  great  past  and,  I hope, 

still  greater  future. 


€ 


Books  every  Student  of  the  Land  Question 

Should  Head. 
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covers,  ij.  The  League' s special  edition,  paper  covers,  6d.  postf7-ee  gd. 
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“ Six  Centuries  of  Work  and  Wages.”  The  History  of  English  Labour,  by  the 
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ccmin^  people.  This  will  be  a necessar)- expense,  but  the  land 
w 11  be  available  at  a moderate  price,  and  ])art  at  least  of  the  cost 
w 11  be  found  again  in  the  rateable  value  oi  the  remainder. 

Thus  I note  these  objections  only  to  rule  them  out,  but  in 
conclusion  I would  emphasize  once  more  the  point  to  which  they 
lead:  the  crying  necessity  for  forethought  and  plan  in  the 
a rangement  of  our  metropolis,  with  its  great  past  and,  I hope, 
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